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1.0inTRODUCTiOn



Project Opportunity 
Mosaic Architecture & Design have been instructed by Courie 
Investment Ltd to prepare a Planning Application for the 
redevelopment of the existing under utilised office building at 249 
West george Street in glasgow.

After careful assessment, the design team has concluded that the 
existing building should be demolished and the site be redeveloped 
to provide a Purpose Build Student Accommodation (PBSA). 

As a new build PBSA development, the building shall meet the 
highest standards in student residential design providing a mix of 
accommodation and innovative amenity spaces. It will be designed 
specifically for low-energy operation and aim to achieve a BREEAM 
rating of ‘very good’.
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PROJECT BACKgROUnD 2.0



Edge Apartments, Birmingham

iQ - Will Wyatt Court, London

BASE Student , Glasgow

BASE Student , Glasgow

BASE Student , Glasgow

Student Castle, Durham

New City Road, Glasgow

COSMOS, SheffieldBoyce House

Brief

The Client has tasked the deign team to develop proposals for a 
PBSA scheme which will:
• Maximise the development potential of the site taking cognizance 

of future citywide developments
• Provide a mix of studio apartments suitable for a wide range of 

letting options
• Incorporate market leading amenity facilities
• Be of a suitable scale and massing
• Develop an aesthetic sympathetic to the buildings historical 

context
• Utilise Low Carbon Technologies
• Achieve a ‘very good’ BREEAM rating.

Precedents
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siTE COnTExT 3.0



Glasgow Map

Location

The site is located within the Blythwood Square are of glasgow City 
Centre and its equidistant from the cities major educational centres 
as well as being close to its main transport links.
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Site Description

The site abounds the corner of West george Street and Blysthwood 
Street overlooking Blythwood Square within the glasgow City Centre 
Conservation Area.
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The diagram opposite illustrates the wide range of building uses 
and typologies withing a 400m walking distance of the site. The 
Blythwood Square area of Glasgow is typified by relatively small-
scale townhouse style buildings which have been converted into 
small office spaces. The square follows a unified neoclassical style 
modelled in blonde sandstone.
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Dated to c1950. Glasgow Special Collections 

Historical Maps

Blythswood Square is in the Blythswood Hill area of the City of 
glasgow.  The square was built as part of a westward expansion 
of glasgow city centre and was originally intended by the georgian 
architects and planners of the time to be the “new” centre of the city. 
Work began on laying out Blythswood Square in 1821, on a hill site 
that lay to the west of the city. The square consists of four identical 
classical terraces facing a central garden.

Today the square is mainly fronted by office buildings retained in the 
original georgian façades. In 2009 the former RSAC building was 
opened as the 5 star Blythswood Square Hotel. The gardens within 
the square are private and are owned by all the tenants around 
the square, the gardens were recently refurbished with new fences 
erected in a style akin to the fences which were removed previously.

The street maps opposite illustrate that from 1900 onwards this 
part of Blysthwood Hill has a well established street pattern.   By the 
1930’s our site takes the form of two blocks of the original street 
pattern but is demolished and replaced by one single purpose built 
office in 1973.

The historical records show that there are no listed structures within, 
or previously occupying the site.

Blythswood Gardens

RAC Club

1901

1930

1940

Original building on site (pre 1973)
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Existing Building
The existing building was designed in 1972 by the architects R Seifert 
& Co Partnership. The building is L Shaped in plan and had been 
designed to provide office accommodation. 

The existing L-shaped office floors are approx 5,800sq ft per floor 
and total approx 32,000 sqft over the ground plus six floors.

The layouts comprises of basement car parking and plant space, 
ground floor entrance level with partial office space and four upper 
floors of offices above. At the top floor (level 6) is a small office and 
caretakers accommodation.

Conversion Issues
The design team investigated a number of options to retain or convert 
the existing building, however this was not practical due to a number 
of issues including:

•	 The existing building was designed in unusual form of 
construction which does not allow the existing concrete 
structure and perimeter walls to be altered.

•	 Floor Plates too small for modern occupiers
•	 Escape stairs too narrow for BCO occupancy
•	 Low headroom under existing stairs
•	 Lift shafts to small and difficult in increase voids
•	 Internal double Columns over floor plates inflexible
•	 not DDA Compliant
•	 Sub division of floors not possible
•	 Very Low floor to ceiling heights, well below BCO standards
•	 No raised access floors
•	 Increasing structural fire rating to meet modern standards 

reduces the floor to floor slab dimention even further
•	 Impossible to incorporate ventilation ducts within existing 

ceiling voids
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The red line shown opposite represents the Planning site boundary. 
The site area measures 1309.51 sqm /0.25 Acre.
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View from Blythwood Square View from Blythwood Street

View from West George Street View from West George Street

View from Blythwood Street

View from West George Street
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Frontage

Aspect

Street Lines

Lane

Main Road

Key views

The diagram apposite identifies the strategic features of the site 
including the key views, street lines and routes.

Routes
The site is connected to the primary roads by West george Street to 
the north and Blythwood Street to the west.

Sun Path and Orientation
The Site is orientated on a broadly north/south axis with morning 
light from the East an evening light from the West.

Street Lines
The building within the local vicinity broadly follows the local street 
pattern.

Key views
As noted opposite there will be key views looking into the site from 
differnt points in both of the connecting streets. 

Aspect
Primary aspects are to the north with the opportunity for high level 
views to the north.

Frontage
Primary frontage to the north and West.
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There are significant level changes across the site from a high point 
of 40.9AOD to the north-west to a low point of 35.5AOD to the south 
-east representing a 5.4m change in level across the site.
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4.0POLiCY COnTExT



The proposed development is classed as “Major” under the Planning 
etc. (Scotland) Act 2006. As such, two public consultation events were 
hosted in order to present the proposals to the public in accordance 
with the Regulations. In addition, two stakeholder meetings took 
place – one with local Councillors and one with a Local MSP – to 
provide more information in respect of the proposed development, 
with opportunities to provide feedback.

Feedback received throughout the consultation period was generally 
supportive of the redevelopment of the site. Queries were raised in 
relation to the viability of retention and conversion of the existing 
building. Embodied carbon and the sustainability of the proposed 
development have been fully responded to within the Pre-Application 
Consultation (PAC) Report.

A dedicated project website was also set up to share information on 
the development proposals more widely and to encourage additional 
feedback on the proposals. Full details and analysis of the feedback 
received form the two events are summarised in the accompanying 
PAC Report included within the submission.
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PUBLiC COnsULTATiOn - sEPTEmBER 2023
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Location Plan

WELcOmE TO OuR PuBLic cOnSuLTATiOn EVEnT

This public consultation is being held on behalf of 
courie investments Ltd in respect of their proposal 
to demolish the existing 1970’s office building 
at 249 West George Street and replace it with 
bespoke new building.

A Proposal of Application notice (PoAn) has been 
submitted to Glasgow City Council confirming the 
intention to submit an application for Planning 
Permission for the development of the site to 
provide Purpose Build Student Accommodation 
with associated amenity, access and other ancillary 
works.

Existing Building

The existing building was 
designed in 1972 by practice R 
Seifert & co Partnership. The 
building is L Shaped in plan and 
had been designed to provide 
office accommodation. It 
is somewhat unusual in its 
concrete frame construction 
in so far as the internal columns are inset from 

Proposed development Site

249 West George Street

development Site

Argyle Street

central Station

Buchanan Street

Buchanan Galleries

Sauchiehall Street

Blythwood Square

m8 motorway

charring cross
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Subway

Student Accomodation
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The existing building at 249 West George Street 
sits on the south west corner of  Blythswood Square 
within Glasgow city centre.  The site is bounded by 
West George Street to the north and Blythswood 
Street to the West  and measures approximately 
1222 sqm (0.3 acres), comprising approximately 
a quarter of a city block.

The existing building was designed in 1972 by R 
Seifert & co Partnership to an ‘L’ Shaped in plan to 
provide office accommodation over 6 levels. This 
compromises of a basement car park and plant 
space, ground floor entrance level with partial 
office space and four floors of offices above. At 
the top floor (level 6) is located a small office and 
caretakers accommodation.

The   building features an unusual construction 
with the lower level structural concrete frame 
cantilevering via a deep transfer slab at 3rd floor 
level to become an external load bearing wall  
above. This allows for the two levels of clear story 
glazing shown on the north & South facade.  

The design team have investigated numerous 
options to repurpose the existing building. 
However, with its dated, non-compliant layout 
and restrictive ceiling heights  it has proven to 
not be suitable for office or any other use. This, 
along the sandstone facade proving to be beyond 
economic repair, has lead us to conclude that a 
full demolition and construction of a new building 
to current standards is the only viable option for 
this property.

SiTE cOnTEXT

View  from Blythswood Square View  from Blythswood Street Existing Sandstone Facade

Aerial View - north East

BLYTHSWOOD SQUARE249 WEST GEORGE STREETWEST GEORGE STREET BLTYTHSWOOD STREET

Previous design for boutique hotel with rooftop 
extension
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 The development Plan in respect of the site 
comprises national Planning Framework 4 (nPF4) 
(2023) and the Glasgow city development Plan 
(2017). 
Glasgow city development Plan (2017)
The Glasgow city development Plan (cdP) was 
adopted on 29th march 2017. Within the Proposals 
map which accompanies the cdP, the following 
designations apply to the site:
• Located within the City Centre Strategic Economic 
investment Location (SEiL);
• Within the Glasgow Central Conservation Area;
• Located within a high public transport 
accessibility area as defined by SG11: Public 
Transport Accessibility.;
• City-wide policies CDP1 Place Making and Policy 
cdP2 Sustainable Spatial Strategy cover this site.
As the site is located within the Glasgow central 
conservation Area and is for purpose built student 
accommodation (PBSA), the primary policy 
considerations will be cdP9 Historic Environment 
and SG9 Historic Environment, and cdP10 meeting 
Housing needs and the associated Student 
Accommodation Supplementary Guidance.

cdP9 and SG9 – Historic Environment
Policy cdP9 Historic Environment aims to ensure the 
appropriate protection, enhancement and requires 
development proposals to support high quality 
design that respects and complements the character 
and appearance of the historic environment and the 
special architectural or historic interest of its listed 
buildings and conservation areas.
A Heritage Statement has been prepared by iceni 
Projects to support pre-application discussions 
with Glasgow city council, which provided detailed 
background evidence and analysis to demonstrate 
that the existing building at 249 West George Street 
is not of townscape value, and therefore does not 
contribute to the character or appearance of the 
conservation Area. Within the Glasgow central 

city Plan conservation Area Plan

Site

Listed Buildings

Conservation Area

Former building on 249 West George Street, dated to 
c1950. Glasgow Special collections 

Blythswood Hill- date unknown
Aerial view c1940

conservation Area Appraisal (2012), the existing 
building is not identified as a non-listed building that 
contributes to the historic townscape and character 
of the conservation Area, and no townscape value 
can be attached to the building in terms of the original 
design, intention, association or historic character. 
Overall, its loss is not considered to have a detrimental 
effect upon the character of the conservation area.
it has also been demonstrated that the building is at 
the end of its useful life, refurbishment is not viable 
and would not in any case deliver the attendant 
occupational and environmental performance 
improvements that would be secured through 
comprehensive redevelopment. Overall, the existing 
building has several structural, environmental, 
heritage/townscape, design and marketability issues 
only 50 years following construction. Significant 
changes are required to the existing building to 
attract occupiers, and these changes cannot be made 
within the constraints of the building, and therefore 
refurbishment/adaption is not a viable way forward.
A full Heritage and Townscape Visual impact 
Assessment (HTViA) will be produced as part of the 
planning and conservation area applications and 
would assess the impact of the proposed replacement 
building and ensure that the design response is 
sympathetic and in keeping with its surroundings. it 
is considered that the proposed replacement building 
in this location will preserve or enhance the character 
of the conservation area.

cdP10 and SG10 – meeting Housing needs
SG10 states that the council will, subject to 
compliance with other policies in the city development 
Plan, generally support purpose-built student 
accommodation which achieves a high standard of 
amenity and an appropriate range of accommodation.
Purpose-built student accommodation (PBSA) 
developments are expected to provide students with 
high-quality accommodation which provides on-site 
amenity spaces and communal facilities. Similarly, the 

council expects that student accommodation is designed 
to benefit its surroundings through enhancements to the 
public realm and public space which are accessible to 
the wider community.
SG10 also sets out specific requirements for new PBSA 
development in relation to locational, design, amenity, 
space standards, management, and security criteria that 
all developments much comply with. 

Identified PBSA Need
A recent report undertaken by Savills into Glasgow’s 
PBSA market notes that Glasgow’s student population 
has experienced consistent year-on-year over the past 
10 years. There has been an increase in the full time 
student population by over 27,000 during this period, 
which is underpinned by strong demand from Eu and 
non-Eu students. 

The report confirms that there is a significant under 
supply of PBSA in Glasgow, with 75% of full-time 
students unable to access student accommodation, 
and consequently being housed in the private rented 
sector or living at home. There are currently 19,279 
PBSA beds in Glasgow, which represents a 58,346 
bed shortfall across the city. This shortfall calculation 
is supported by recent articles in the press which 
highlight the difficulties students in Glasgow have in 
securing appropriate accommodation during their 
studies.
This clearly demonstrates the current and expected 
future pressures on the supply of specialist student 
accommodation in the city, with demand significantly 
outweighing supply. it therefore provides a strong 
evidence base supporting the need for the proposed 
PBSA development.
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initial design

Our initial design response has been developed 
using the following philosophy:

01 - Site
The existing building is demolished and site 
boundaries and levels are defined

02 - massing
An ‘L’ shaped form which maximises the available 
daylight is extruded to the height of the established 
datums set by the adjacent properties.

03 - Form
The historical proportions and stepped cornice 
line of the adjacent properties are transposed 
onto the proposed massing 

04 - Articulation
The lower floors are represented as a solid 
mass with ‘punched’ windows whilst the upper 
floors become a lightweight sculpted roof-scape 
reflecting the pitched roofs, exposed gables and 
varied dormers prevelant within the local context.

1. Site 2. mass 3. Form 4. Articulate

West George Street - context Elevation

Proposed developmentWest George Street Blythswood Street Blythswood Square
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Layout

The building has been designed to provide  bespoke 
Student Accomnodation with a range studio style 
apartments with internal and external amenity 
spaces
•	Lower Ground - Plant Space, Bike  & Bin Storage, 

Film Room and Gym 
•	Ground Floor - Reception, Study Rooms & Break 

Out Spaces, external amenity space and Studio 
style apartments

•	Levels 02-04  - mix of Studio Apartments and 
Accessible Rooms

•	Level 05&06  - Studio Apartments with private 
and communal roof terraces formed to the East 
and South

•	Roof Level - Small Plant area & PV’s Lower Ground Floor Plan Ground Floor Plan 2nd to 4th Floor Plan

Typical Section

5th Floor Plan

Proposed development West George StreetAccess Lane

Key:

Studio Apartment

Cluster Room

Amenity Space

Circulation Space

Entrance

-01

00

01

02

03

04

05

06

RL

6th Floor Plan
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Proposed Student Accommodation
Adjacent Office Building

West George Street Proposed Entrance Blythswood Street

natural materials:
Zinc Roofing
Blonde Sandstone

Amenity / Activity spaces face onto street Proposed Massing View from Blythswood Square

indicATiVE ViSuALiSATiOn
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PuRPOSE BuiLT STudEnT AccOmmOdATiOn
OSBORnE STREET, GLASGOW

WHERE ARE WE nOW?

A Proposal of Application notice (PoAn) associated with the proposed development 
was submitted to Glasgow city council in July 2023. This consultation forms part 
of the 12-week pre-application period and is designed to provide information on 
the emerging proposals, to explain and answer questions on the proposals, and to 
record comments and feedback in order to ensure that these may be considered 
prior to the planning application being lodged with Glasgow city council.

This consultation event is the second of two public consultation events which have 
been held in respect of the proposed development. The first event was held on 
Wednesday 9th August 2023, between 2pm and 7pm at The Renfield Training and 
Conference Centre, 260 Bath Street, Glasgow, G2 4JP.

Following the first event, we held subsequent briefing sessions which were attended 
by local stakeholders. To advertise the consultation event more widely with the 
local community, posters were displayed in the consultation venue in advance of 
the second consultation event and a dedicated project website was created which 
was shared with the community council and local stakeholders. Subsequently, the 

nEXT STEPS

proposals have been developed taking cognisance of the comments received at the first 
public event, pre-application discussions with Glasgow city council, and engagement with 
a number of the Ward 10 councillors and Glasgow Labour mSPs. 

We encourage attendees to complete the feedback forms provided or send us feedback:
 via the project website  - www.249westgeorgestreet.co.uk
via email to iceni Projects  - 249westgeorgestreet@iceniprojects.com
or by post to 177 West George Street, Glasgow, G2 2LB. 

Please note that any comments made are not representations to the planning authority. 
There will be an opportunity to make formal representations regarding the proposed 
development when a formal planning application is submitted to Glasgow city council.
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City Centre 2050 - Extract from - Glasgow City Centre Strategic Development Framework (SDF)

Within the glasgow City Development Plan (CDP) (2017), the following 
designations apply to the site:

•	 Located within City Centre Strategic Economic Investment 
Location (SEIL)

•	 Within Principal Office Area/Principal Retail and 
Commercial Area

•	 Within the glasgow Central Conservation Area
•	 Within a High Public Transport Accessibility Area

City-wide policies CDP1 Placemaking and CDP2 Sustainable Spatial 
Strategy also cover the site.

As the site lies within the Central Conservation Area and is for PBSA 
development, the key policy considerations will be CDP9 Historic 
Environment – and associated Supplementary guidance Sg9 
Historic Environment – and CDP10 Meeting Housing needs and the 
associated Student Accommodation Supplementary guidance.

 
Historic Environment

Policy CDP9 Historic Environment aims to ensure the appropriate 
protection, enhancement and management of glasgow’s heritage 
assets by providing clear guidance. The accompanying Heritage 
Townscape and visual Impact Assessment (HTvIA) highlights that 
the existing building has no townscape value and does not make 
a positive contribution to the conservation area. The demolition 
of an unlisted building in a conservation area should therefore be 
acceptable in principle.

The existing building is in a poor condition. Any value attached by gCC 
to the external appearance of the sandstone cladding would therefore 
be lost over time through the maintenance and replacement of the 
cladding. The building also fails to effectively ‘mimic’ the architectural 
features of nearby listed georgian buildings which front Blythswood 
Square.

 

Meeting Housing needs

Policy CDP10 Meeting Housing needs aims to ensure that the 
city’s growing and diverse population has access to a choice 
of housing of appropriate quality and affordability across all 
tenures. Further guidance on the development of purpose built 
student accommodation (PBSA) is outlined in Section 2 (Student 
Accommodation) of Sg10 Meeting Housing needs. The guidance 
seeks to ensure the provision of high-quality student accommodation 
in appropriate locations, whilst protecting the character and amenity 
of existing areas. Please refer to the submitted Planning Statement 
for details of the schemes compliance with all relevant PBSA design 
criteria within the Supplementary guidance.

SITE
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The guidance outlined in Sg10 Meeting Housing needs (Section 02) 
Student Accommodation has been closely followed - See opposite 
for Checklist

Proposed PBSA 
249 West George Street
SG10 Checklist

Item Comment Yes No
1

1.1

Relationship between place and its capacity for student accommodation, 
applicants will be required to prepare an analysis of the locality to 
demonstrate to what extent these characteristics exist. The analysis will be 
based upon the area of 400 metre walking distance around the site - five 
minute walking distance, which identifies:

1.2 a) The pattern of density of residential population within the locality; MOS Icini Outlined in D&A document


1.3 b) The cumulative effect their proposal will have upon the proportion of 
mainstream accommodation and student accommodation populations 

MOS Icini
Outlined in D&A document



1.4 c) The range of local facilities and mix of uses within the locality, and; MOS Icini Outlined in D&A document


1.5
d) What non-student accommodation facilities the proposed development 
will introduce to support community integration (if footprint above 2000 
sqm)

MOS
Building footprint is below 2000sqm



2

2.1
student accommodation to be in locations with good access to university 
and college facilities by active travel routes and/or public transport and 
where the development: 

MOS

Outlined in D&A document - University of Glasgow, 
Glasgow Dental Hospital and School within 5mins 
walking distance. Glasgow Calidonian, and the 
Univeristy of Strathclyde within 20mins walking 
distance



2.2 a) Will not undermine the character and amenity of the surrounding area; MOS Icini
Proposed scale and massing in line with local 
character with minimal impact on local amenity 

2.3 b) Has good access to shops, services, healthcare, leisure and community 
facilities; and 

MOS Icini City centre location allows good access to local faclities


2.4 c) Will not place unsustainable pressure on local amenities and facilities due 
to the density of accommodation proposed. 

MOS Icini City centre facilties contain sufficient capacaity 


3

3.1

The design of purpose built student accommodation must respond to its 
local context and every effort should be made to integrate the layout and 
building design into the surrounding community. It should also enhance the 
character of the area. Proposals shall incorporate:

3.2
a) Ground floor uses which are open to all members of the public, such as 
cafes and other footfall generating uses, subject to the nature of the local 
environment; 

MOS
Building usage not fully compatiable with public use -  
amenity space will be for the sole use of the 
residents



3.3 b) The provision of publicly usable open space, taking the form of enhanced 
public realm, civic space or parkland; 

MOS

Entrance area and ground floor 'courtyard' to feature 
enhanced public realm. Landscaped amenity space 
provided to rear of building and upper level 
residance terraces providing open space.



3.4
c) Built form that is sensitive to the local architectural vernacular and 
heritage in terms of the arrangement of buildings, their design, height, 
massing, and materiality; 

MOS
Building respects local datums and usues a pallet of 
material in keeping with adjacent properties 

3.5 d) High-density or high-rise developments will only be acceptable in 
locations where they are compatible with the existing townscape; 

MOS
Local townscape is typified by high density buildings



3.6
e) Utilising a whole life approach with flexible floorplates and building 
design to ensure there is scope and flexibility for adaptation to alternative 
future uses (which would be subject to permission). 

MOS Icini

Building will be designed to be adaped to other uses 
ie. Hotel or Residential (diagram to be included in 
D&A document)



3.7

Applicants are directed to additional guidance on flatted residential 
development, contained within SG 1: Placemaking which will be applied to 
all proposed student accommodation developments, in terms of: 
Design

MOS

D&A  document to outline design



3.8

privacy, 

MOS

Windows to North & West -  Overlooking street with 
in excess of 18m petween properties
Windows to South & East - Overlook rear courtyard 
with over 12 to adjacent property for east facing 
windows and in ecess of 18m for south facing 
windows



3.9 sunlight AW Sunlight Study to be commisioned 
3.1 daylight. AW Daylighting Study to be commisioned 

3.11 Where possible, opportunities to achieve dual aspects should be delivered. MOS Studios located on North east corner feature dual 
aspects



3.12

Applicants should also demonstrate how their proposal responds to the 
relevant disability and equalities legislation as well as using analysis of 
potential demand for accessible accommodation to inform their proposal.

MOS Icini

5% DDA compliant rooms included within layouts. All 
levels and external terraces / and amenity spaces will 
be fully accessiable



4

4.1
In order to facilitate this growth, the Council invites applications for purpose 
built student accommodation which offer innovative solutions that can 
achieve the following outcomes: 

4.2 a) Upper floor conversions of vacant property in the City Centre; MOS N/A 

4.3 b) Vertical mix of accommodation; MOS Mix if Studio sizes provided with amenity spaces on 
upper floors



4.4 c) Affordable and key user accommodation; MOS Icini
AW

Pricing structure to in line with market demands


4.5 d) Improvements to public spaces; MOS Entrance area to be upgraded with high quality 
materials.



4.6 e) Providing new open space; MOS
Active frontage to Northern façade at ground level 
along with improvement to rear access lane 

4.7 f) Supports and facilitates the long-term regeneration of an area Icini AW

By redeveloping a Vacant Building into a new use, a 
new PBSA development will provide much needed 
accomodation to support the growth of the cities 
univesities and places of further learning. 



5

5.1 Provide a mix of accommodation types to meet the varying needs of 
students including

5.2 a) cluster flats MOS No Cluster flats are being provided 

5.3 b) studio accommodation MOS A ranges of Studio apartment types and sizes are 
being provided



5.4 c) where required - family accommodation with appropriate segregation 
between occupation types; 

MOS Family accomodation is not being provided 


5.5
d) offer suitable, high quality communal facilities, amenity and social spaces 
along with adequate refuse and recycling facilities as set out in SG1 
Placemaking. 

MOS
High quality communal amenity and social spaces 
will be provided with dedicated refuse and recycling 
space.



5.6
Amenity standards for flatted dwellings, as set out in IPG 6 Greenspace and 
Green Network, will be applied to student accommodation developments. 
(5 sqm per Bed space)

MOS
5 sqm of amenity space per Bed space will be 
provided 
147 Beds = 735 sqm



5.7 Provision of amenity space may be provided as a combination of internal 
and external amenity spaces. Internal amenity spaces may include;

5.8 study areas, MOS Included 
5.9 gymnasiums, MOS Included 
5.1 cinema rooms MOS Included 

5.11 social hubs. MOS Included 

5.12 Unique and creative approaches to the provision of internal amenity spaces 
are welcomed 

MOS AW
Communal spaces for cooking and eating along with 
other uniques social spaces are being investigated. 

5.13 On-site communal facilities may include 
5.14 laundry, MOS Included 
5.15 utility and MOS Included 
5.16 mail facilities. MOS Included 

5.17 On-site vehicle and cycle parking should be provided in accordance with SG 
11: Sustainable Transport (Table 3.1).

MOS
City Centre location - no vehicle parking required
50% cycle parking to be provided 

6
6.1 No accommodation will fall below the following space standards: 
6.2 a) Study bedroom without ensuite: 10m2 MOS n/a  - no study rooms provided 
6.3 b) Study bedroom with ensuite:13m2 MOS n/a  - no study rooms provided 
6.4 c) Studio room for one student with ensuite bathroom and kitchen: 18m2 MOS Min 18 sqm Studios provided 

Action

Space Standards

Locational Criteria

City-Wide Location Criteria

City-Wide

Growth

Amenity

Proposed PBSA 
249 West George Street
SG10 Checklist

Item Comment Yes No
1

1.1

Relationship between place and its capacity for student accommodation, 
applicants will be required to prepare an analysis of the locality to 
demonstrate to what extent these characteristics exist. The analysis will be 
based upon the area of 400 metre walking distance around the site - five 
minute walking distance, which identifies:

1.2 a) The pattern of density of residential population within the locality; MOS Icini Outlined in D&A document


1.3 b) The cumulative effect their proposal will have upon the proportion of 
mainstream accommodation and student accommodation populations 

MOS Icini
Outlined in D&A document



1.4 c) The range of local facilities and mix of uses within the locality, and; MOS Icini Outlined in D&A document


1.5
d) What non-student accommodation facilities the proposed development 
will introduce to support community integration (if footprint above 2000 
sqm)

MOS
Building footprint is below 2000sqm



2

2.1
student accommodation to be in locations with good access to university 
and college facilities by active travel routes and/or public transport and 
where the development: 

MOS

Outlined in D&A document - University of Glasgow, 
Glasgow Dental Hospital and School within 5mins 
walking distance. Glasgow Calidonian, and the 
Univeristy of Strathclyde within 20mins walking 
distance



2.2 a) Will not undermine the character and amenity of the surrounding area; MOS Icini
Proposed scale and massing in line with local 
character with minimal impact on local amenity 

2.3 b) Has good access to shops, services, healthcare, leisure and community 
facilities; and 

MOS Icini City centre location allows good access to local faclities


2.4 c) Will not place unsustainable pressure on local amenities and facilities due 
to the density of accommodation proposed. 

MOS Icini City centre facilties contain sufficient capacaity 


3

3.1

The design of purpose built student accommodation must respond to its 
local context and every effort should be made to integrate the layout and 
building design into the surrounding community. It should also enhance the 
character of the area. Proposals shall incorporate:

3.2
a) Ground floor uses which are open to all members of the public, such as 
cafes and other footfall generating uses, subject to the nature of the local 
environment; 

MOS
Building usage not fully compatiable with public use -  
amenity space will be for the sole use of the 
residents



3.3 b) The provision of publicly usable open space, taking the form of enhanced 
public realm, civic space or parkland; 

MOS

Entrance area and ground floor 'courtyard' to feature 
enhanced public realm. Landscaped amenity space 
provided to rear of building and upper level 
residance terraces providing open space.



3.4
c) Built form that is sensitive to the local architectural vernacular and 
heritage in terms of the arrangement of buildings, their design, height, 
massing, and materiality; 

MOS
Building respects local datums and usues a pallet of 
material in keeping with adjacent properties 

3.5 d) High-density or high-rise developments will only be acceptable in 
locations where they are compatible with the existing townscape; 

MOS
Local townscape is typified by high density buildings



3.6
e) Utilising a whole life approach with flexible floorplates and building 
design to ensure there is scope and flexibility for adaptation to alternative 
future uses (which would be subject to permission). 

MOS Icini

Building will be designed to be adaped to other uses 
ie. Hotel or Residential (diagram to be included in 
D&A document)



3.7

Applicants are directed to additional guidance on flatted residential 
development, contained within SG 1: Placemaking which will be applied to 
all proposed student accommodation developments, in terms of: 
Design

MOS

D&A  document to outline design



3.8

privacy, 

MOS

Windows to North & West -  Overlooking street with 
in excess of 18m petween properties
Windows to South & East - Overlook rear courtyard 
with over 12 to adjacent property for east facing 
windows and in ecess of 18m for south facing 
windows



3.9 sunlight AW Sunlight Study to be commisioned 
3.1 daylight. AW Daylighting Study to be commisioned 

3.11 Where possible, opportunities to achieve dual aspects should be delivered. MOS Studios located on North east corner feature dual 
aspects



3.12

Applicants should also demonstrate how their proposal responds to the 
relevant disability and equalities legislation as well as using analysis of 
potential demand for accessible accommodation to inform their proposal.

MOS Icini

5% DDA compliant rooms included within layouts. All 
levels and external terraces / and amenity spaces will 
be fully accessiable



4

4.1
In order to facilitate this growth, the Council invites applications for purpose 
built student accommodation which offer innovative solutions that can 
achieve the following outcomes: 

4.2 a) Upper floor conversions of vacant property in the City Centre; MOS N/A 

4.3 b) Vertical mix of accommodation; MOS Mix if Studio sizes provided with amenity spaces on 
upper floors



4.4 c) Affordable and key user accommodation; MOS Icini
AW

Pricing structure to in line with market demands


4.5 d) Improvements to public spaces; MOS Entrance area to be upgraded with high quality 
materials.



4.6 e) Providing new open space; MOS
Active frontage to Northern façade at ground level 
along with improvement to rear access lane 

4.7 f) Supports and facilitates the long-term regeneration of an area Icini AW

By redeveloping a Vacant Building into a new use, a 
new PBSA development will provide much needed 
accomodation to support the growth of the cities 
univesities and places of further learning. 



5

5.1 Provide a mix of accommodation types to meet the varying needs of 
students including

5.2 a) cluster flats MOS No Cluster flats are being provided 

5.3 b) studio accommodation MOS A ranges of Studio apartment types and sizes are 
being provided



5.4 c) where required - family accommodation with appropriate segregation 
between occupation types; 

MOS Family accomodation is not being provided 


5.5
d) offer suitable, high quality communal facilities, amenity and social spaces 
along with adequate refuse and recycling facilities as set out in SG1 
Placemaking. 

MOS
High quality communal amenity and social spaces 
will be provided with dedicated refuse and recycling 
space.



5.6
Amenity standards for flatted dwellings, as set out in IPG 6 Greenspace and 
Green Network, will be applied to student accommodation developments. 
(5 sqm per Bed space)

MOS
5 sqm of amenity space per Bed space will be 
provided 
147 Beds = 735 sqm



5.7 Provision of amenity space may be provided as a combination of internal 
and external amenity spaces. Internal amenity spaces may include;

5.8 study areas, MOS Included 
5.9 gymnasiums, MOS Included 
5.1 cinema rooms MOS Included 

5.11 social hubs. MOS Included 

5.12 Unique and creative approaches to the provision of internal amenity spaces 
are welcomed 

MOS AW
Communal spaces for cooking and eating along with 
other uniques social spaces are being investigated. 

5.13 On-site communal facilities may include 
5.14 laundry, MOS Included 
5.15 utility and MOS Included 
5.16 mail facilities. MOS Included 

5.17 On-site vehicle and cycle parking should be provided in accordance with SG 
11: Sustainable Transport (Table 3.1).

MOS
City Centre location - no vehicle parking required
50% cycle parking to be provided 

6
6.1 No accommodation will fall below the following space standards: 
6.2 a) Study bedroom without ensuite: 10m2 MOS n/a  - no study rooms provided 
6.3 b) Study bedroom with ensuite:13m2 MOS n/a  - no study rooms provided 
6.4 c) Studio room for one student with ensuite bathroom and kitchen: 18m2 MOS Min 18 sqm Studios provided 

Action

Space Standards

Locational Criteria

City-Wide Location Criteria

City-Wide

Growth

Amenity
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A Student Accommodation need and Demand Assessment (SnDA) 
has been prepared and submitted within the suite of supporting 
documents which accompany the application. The Statement 
of needs is a policy requirement under Sg10 and is required to 
demonstrate that the proposal would not create an oversupply, which 
could lead to under-performing or vacant accommodation.

Please refer to the accompanying assessment for full details. A 
summary of the main findings is outlined below:

• There remains significant demand for student accommodation 
– a conservative estimate indicated that at least around 5% of 
glasgow’s student population had no obvious accommodation 
options in the 2021/22 academic year.

• The problem is expected to worsen, with the student age 
population in the glasgow City Region expected to increase 
by 3.7% to 2032, and glasgow’s three largest institutions all 
targeting significant growth in their latest published strategic 
plans.

• There are several additional benefits of locating PBSA within the 
city centre, notably that the proposal will assist with realising 
the Council’s vision to double the City Centre population to 
40,000 by 2035.
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4.4mARKET DEmAnD & sUPPLY
policy context

249 west george street

10 minute 
walk

15 minute 
walk

20 minute 
walk

University of 
Strathclye

glasgow 
Caledonian 
University

City of 
Glasgow 
College

City of 
Glasgow 
College

University of 
glasgow

Glasgow 
School of Art

Dental 
Administration 

Centre



JULy 2023 - Pre-Application Meeting 01

Comments received:
The main issue is the prominence of the blank gables to 
the south and east. Setting back by 1 bay and if possible 
providing some activation is recommended and indeed the 
set back should be considered on all elevations. The main 
element reads much more comfortably when viewed from 
Blythswood Square, and the overall height is considered 
acceptable, subject to the resolution of the prominence of 
the blank upper levels.

Mosaic’s next steps:

1. Look at setting back the upper floor on both the East gable 
on West george Street and the south gable on the lane 
2. Look at the blank gables and break down with a stepping 
of the massing and introduction of terraces along with better 
design of the facade.

AUgUST 2023 - Pre-Application Meeting 02

Following feedback from the Pre-Application Meeting 02, the following changes 
have been implemented:

•	 GCC would like to see an even greater set back on the upper floor on the 
northern facade, team to consider rotating the studios. GCC think this would 
benefit the design & built heritage and would make the external terrace more 
useable. 

Mosaic Response : 
Yes we have set back the northern upper two floors 3.0m by rotating the rooms 
and creating external terraces. The  uppers floors of the western terraces are 
set back 0.5m , aligning with Blysthwood hotel  upper levels to the north.

•	 GCC would like to see the full facade extended out on the western side. 

Mosaic Response: 
yes we have moved the western facade out to align with existing building line.

•	 RE noted on the southern façade that the stone 
return needs to be extended to give the appearance 
of a stone base from key streetview looking north up 
Blythswood Street and the corner on St Vincent Street.   

Mosaic Response: 
yes we have extended the stone facade further into 
the lane .

•	 RE suggested celebrating the corner on Blythswood 
Square, with the potential for double height here which 
would let more light in to the lower levels as well.  

Mosaic Response: 
We have looked at fenestration options and chosen an 
enhanced ground and first floor feature bay window 
which lets more light into the lightwell and creates 
ground floor activation on the facade.

 

•	 SC noted that sustainable materials should be 
considered on the upper floors. Agreed stone elevation 
was appropriate given the context of Blythswood 
Square. She shared concerns that lighter colours 
weather more easily and this should be considered 
when choosing materials.

Mosaic Response: 
the design of the facade has been developed with an 
emphasis on sustainable low carbon materials.
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Active Frontages 
We aim to encourage active ground floor frontages 
by locating the entrance on the north with active 
amenity uses on the north and West Facades.

Reinforce Street corner
Reinforce the street corner between Blythwood 
Street and West george Street.

Reinfoce Street Edges
Reinforce the two street edges between West 
george Street to the north and Blythwood Street 
to the west.

green Spaces
Provide new green spaces for the use of the 
residents and wider biodiversity. 
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Site
Defined site boundaries.

Height
Massing is extruded to meet dtum heights of 
adjoining properties. 

Facade
The top two storeys step following the rhythm of 
the adjacent building street facades. 

Articulation
Upper levels are recessed with a mansard roof and 
enlarged dormers to create a unique high level 
feature for the building reflecting the aesthetics of 
the neighbouring buildings.
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sTRATEgiC mOVEs
design development

5.2



PRECEDENT: The Cube, Leith Street

PRECEDENT: Metal Seam feature Dormers

White brick

Blonde Sandstone 
- Ashler finish -

Blonde Sandstone 
- Rusticated finish -

Grey Standing seam metal

Context & Materials

numerous sandstone buildings can be fond in the surrounding area. 
The proposal will incorporate a sandstone facade which will follow 
the streets aesthetics. Additionally, the top floors are set back from 
the street elevation.  

Order & Legibility

The proposed facade harmonises with the lines and angles of the 
buildings on West george Street and Blythwood Street, blending in 
with the neighbourhood’s architecture.

The proposed development will incorporate high quality natural
materials which will be robust and long-lasting:

• Blonde Sandstone
• Standing seam metal
• grey Aluminium
• White brick
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5.3
design Response
PRECEDEnTs & mATERiALs

Grey PPC aluminium 
cladding

Grey PPC metal 
louvres

Grey PPC Aluminium 
framed windows

Blonde Sandstone - 
Rusticated finish

Blonde Sandstone - 
Ashler finish

Grey Standing seam 
feature dormers

Grey Standing seam 
metal roof

Metal balustrade
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Ground FloorBasement

Layouts

Lower ground

• Plant Rooms
• Bike Store
• Bin / Recycling Store
• general Stores
• Laundry

• games Room

• Cinema / Film Room

• Individual & Shared Study Space

• Meeting Rooms

• Multi-functional gym

ground Floor

• Entrance / Reception Lobby

• Staff  Office 

• Mail Room

• Internal Amenity

• games zone 

• Lounge

• Shared Dining Space

• Shared Kitchens

• External Amenity courtyard

• 11 no Studio Apartments
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Layouts
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• 23 no Studio Apartments

• 1 no Accessible Apartment

5th Floor
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• Private Terrace
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Street View from Blythwood Square

Street View from  Blythwood Street

Street View from  Blythwood Street
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Street View from West George Street View from Blythwood Square

Entrance View from West George Street
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Aerial View from South-East Upper floor terrace

Courtyard View
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STUDIO TyPE A STUDIO TyPE B ACCESSIBLE STUDIO TyPE C

Studio Type A - 19.4 sqm

This Studio layout forms the majority of the apartments 
within the development. Each Studio features:
•	 En-Suite with Shower
•	 3/4 Bed
•	 Wardrobe space with drawers underneath
•	 Compact Kitchen
•	 Study Space

Studio Type B - 18.1 sqm

This Studio is a slightly more compact version of Studio 
Type A but still maintains the same features:
•	 En-Suite with Shower
•	 3/4 Bed
•	 Wardrobe space with drawers underneath
•	 Compact Kitchen
•	 Study Space

Studio Type C - 18.1 sqm

An enlarged Accessible studio designed to accommodate 
the DDA requirements
•	 Accessible En-Suite with Shower
•	 3/4 Bed
•	 Wardrobe space with drawers underneath
•	 DDA Compliant Kitchen
•	 Study Space
•	 Suitable turning spaces
•	 Lounge Area
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STUDIO TyPE D APARTMEnT

Apartment - 42.3 sqm

An enlarged Accessible studio designed to accommodate 
the DDA requirements
•	 Accessible En-Suite with Shower
•	 3/4 Bed
•	 Wardrobe space with drawers underneath
•	 DDA Compliant Kitchen
•	 Study Space
•	 Suitable turning spaces
•	 Lounge Area

Studio Type D - 24.4 sqm

An enlarged apartment with separate bedroom and 
lounge space featuring:
•	  En-Suite with Shower
•	 3/4 Bed
•	 Wardrobe space with drawers underneath
•	 Kitchen
•	 Study Space
•	 Lounge Area
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 - Schedule of Accommodation

PBSA Accomodation Mix 

sqm sqft sqm sqft sqm sqft sqm sqft sqm sqft
19.4 209 18.1 195 34.8 375 24.4 263 42.3 455 sqm sqft sqm sqft sqm sqft sqm sqft

-1 0 -1 0 0 851 9160 0% 301 3240 35% #DIV/0!
0 11 0 206.9 2227 677 7287 31% 224 2411 64% 171 1841 61.5
1 24 1 470.6 5066 677 7287 70% 70% 28.2
2 24 2 470.6 5066 677 7287 70% 70% 28.2
3 24 3 470.6 5066 677 7287 70% 70% 28.2
4 24 4 470.6 5066 677 7287 70% 70% 28.2
5 22 5 434 4672 636 6846 68% 68% 0 0 28.9
6 18 6 362.6 3903 546 5877 66% 66% 42 452 30.3

Totals 147 Totals 2886 31064 5418 58319 53% 525 5651 63% 213 2293 36.9

% mix 100% 735

738

3

Total Amenity (sqm)

48% 45% 3% 3% 1% Amenity Required (5sqm per unit)

71 66 5 4 1

5 14 1 2
15 2 1

15 8 1
15 8 1

15 8 1
15 8 1

5

GIA / 
number of 

rooms

Type A
Studio

Type B
Studio

Type C
Acc

Type D
Studio

Apartment
Internal Ratio (inc 

internal 
amenity)

ExternalLevel
NIA GIA NIA/ 

GIA

Amenity

6

Level Total
No

Job Name PBSA Development
249 West George Street
Glasgow

Client Courie Investments

22004-MOS-ZZ-XX-SA-001

IQ Student Accommodation, 
Newcastle

Cathedral Street, GlasgowIQ Student Accommodation, 
Glasgow

Dashwood Studios, London

Schedule of Accommodation
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A landscape design has been proposed by Oobe (see opposite)

Courtyard  & Roof Terraces

The primary external amenity space is provided by a south facing 
rear landscaped courtyard. Upper levels will also benefit from two 
smaller roof terraces  affording views across the city.

This will provide private external spaces for:

- Exercise
- Relaxation
- Interaction
- Study
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Above: Indicative residential layout overlaid upon core and structureAbove: Structure, Core and Envelope with bedrooms removed
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Resident Access
The overall residential access strategy has been developed with a 
focus on inclusively and access for all. The site is well serviced by 
roads and transport links.
The main access to the building is through West george Street. 
The external pavement offers level access and is fully accessible 
to all pedestrians including wheelchair users. There are lifts in all 
entrances which provide access to all floors within the buildings.

Bike Storage
Provision in the basement for 75 Indoor secure cycle stores based 
on principles of standard bikes.

Parking
On street parking is available on West george Street and Blythwood 
Street.
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Fire Tender Access
Access for tenders in principle to be around the perimeter of the 
buildings/site, with fire tenders assumed to be sited on either West 
george Street or Blythwood Street

Dry risers and fire fighting lifts will be situated at each main lift core.

Deliveries
Delivery vehicles can make use of on street metered parking.
Post is delivered through the main entrance and one main parcel 
store adjacent to the main reception.

Refuse Strategy
Localised bin stores are adjacent to the access lane. Staff will take 
bins to main collection point.
Detail to be developed where bins will be located for council 
collection.
Either refuse operatives can collect bins from main bin collection 
point, or this could be a defined hard standing area adjacent.
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Plant Access
The plant room located on the basement is accessed through an 
external stair located on West george Street. Additional plant space 
loacted on the south is accessed through the lane. Finally, the plant 
room on the roof floor can be accessed via the stairs on the mai 
core.

Accessibility
The site is subject to glasgow City Development Plan, which 
highlights the importance of sustainable and inclusive design 
options.
The development will have an automated entrance door with a 
push pad access control into the main entrance. This will be fully 
accessible for wheelchair users and those with limited mobility. The 
lifts will be maintained by the eventual operators and factors of the 
building to ensure that inclusive access to the development will be 
maintained. As such, the proposals are compliant with the Disability 
Discrimination Act 2005 and reflect the principles outlined under 
Regulation 13 of the Town and Country Planning (Development 
Management Procedure) (Scotland)Regulations 2013.
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Autumn Equinox - 15.00Autumn Equinox - 12.00Autumn Equinox - 9.00

Summer Solstice - 15.00Summer Solstice - 12.00Summer Solstice - 9.00

Spring Equinox - 15.00Spring Equinox - 12.00Spring Equinox - 9.00

The sunlight & shadow study shown opposite are taking a key times 
throughout the day on the Spring Equinox, Summer solstice and 
Autumn Equinox. 

Whilst there is a degree of shadows cast onto the site from adjoining 
buildings, this is within the parameters of a densely populated urban 
area. 

 50mosaic
architecture + design

6.7sUnLigHT & sHADOws
design development



 51mosaic
architecture + design

7.0sUmmARY



Evening View  from Blythwood Square 

In support of this application for Planning Permission, this 
Design Statement outlines the processes and engagement 
undertaken by the team to establish a robust design to guide 
the re-development of 249 West george Street

Over the last 3 months, the design principles for this site have 
been developed through detailed consultation with glasgow 
City Council, including planning, city design, roads, and 
flooding. In addition to this, we have engaged with the local 
community and wider stakeholders.

We have also carried out extensive analysis of the opportunities 
and constraints afforded by the site and its locality within 
the city. Working within the framework of the city wide 
development strategies: the glasgow City Development Plan, 
The Placemaking Principle, River Clyde 2050 SDF and Quality 
of Place guidance, we believe that the qualities being bought 
forward by the proposed design will have a positive impact on 
the area.

We believe that this Purpose Built Student Accommodation  
will help re-populate the city centre and provide a new use  on 
an under-used site. 
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